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COMMUNITY BUSINESS . PLAN 


The planning and recommendations for the improvement of Wheeling's business areas 

and the provision for new areas are based on the background data in Preliminary 
Planning Report No. 5, 'Commercial Development", supplemented by traffic and parking 
information contained in Preliminary Planning Report No. 9, "Major Thoroughfare Plan", 
and obtained by field surveys of the existing parking and circulation problems of 

the community business areas. Mr. Laurence A. Dondanville, Traffic Consultant, 


assisted in the parking and circulation phases of ''Community Business Areas". 


Community business areas have substantial potential, but they must meet highly 
specialized competition. Wheeling's present two business areas, along Dundee and 
Milwaukee and Dundee and Elmhurst, have succeeded in maintaining retail sales at 
approximately the same per capita level from 1960 to 1962. During that period, 
total’ retail sales in Wheeling increased from $8.6 million to $11.5 million. How- 
ever, the types of retail purchases in the Business business areas changed. If,-for 
instance, the per capita sales of Food alone had been maintained at the 1960 level, 
an additional half million dollars would have been added to the total sales. Sub- 
stantial increases in per capita sales were in several retail categories. In these 


categories, Furniture, for example, made up only a small proportion of the total. 


The local businessman, because of greater sales, is doing a better business now 
than previously, although he is actually obtaining less of the potential business 
available to him. He could be doing a far greater volume of business than he is, 
but to do so he must meet the competitive standards of the Randhurst and Golf Mill 


shopping centers. 


Further evidence of the potential business of the area is that there is currently 
within the Wheeling area a purchasing power of some $28 million having immediate 
access to present business areas. Reducing the total purchasing dollars to a 
figure which can reasonably be expected to be spent in the Wheeling stores, an 
estimated potential sales level of $15 million is presently within reach of the 
Wheeling business areas. They are actually obtaining only about $11.5 million of 


CnESs. 


When the population nears saturation at an average income level of some $7500 


annually, the purchasing power of the area will approach $170 million. Wheeling 
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(7) The available parking areas and circulation pattern of 
existing shopping areas either to compete effectively with 
new areas or to make improvements to remain a potent factor 
of business area development. 


(8) The demand for regional types of commercial activities 
which are part of the total business development of Wheeling 
but logically lie outside the retail shopping area. 


Some of these factors are illustrated in Figure 12-1. This figure indicates the 
location of suggested retail sites which, based on the above analysis, can be 


developed to serve the various neighborhood trade areas. 


It must be remembered that changes in zoning regulations, allowing for either a 
greater or lesser number of people to live in one of the trade area segments, will 
require the re-evaluation of potential retail sites. For instance, in Preliminary 
Planning Report No. 5, a new center was proposed on Wolf Road just south of the 
present Village limits. If the present zoning for multi-family homes prevails, 
then this center will still be necessary. If, however, the eventual development 
of this multi-family area is in single-family dwellings, no additional center will 
be necessary. The existing center at Dundee and Milwaukee and the proposed center 
at McDonald .and Wolf Roads can adequately take care of the convenience shopping 
needs of this area. Similarly, if the western portion of the planning area is 
developed twice as densely as presently is shown on the Future Land Use Map, addi- 
tional shopping facilities can be justified to meet the needs of these additional 


customers. 
The locations of the recommended sites for shopping centers meet the principles 
of location as discussed in Preliminary Planning Report No. 5. They are: 

(1) Shoppers move to the most dominant shopping area. 


(2) Shoppers will not pass through one center to get to 
another having equal facilities. 


(3) Shoppers will patronize the closest district having 
» equal facilities; this may be measured in travel time 
rather than actual miles. 
(4) Shoppers tend to follow traditional routes. 


The designation of one principal center to serve the Wheeling community at Dundee- 


Elmhurst-McHenry Road is recommended. The community center would provide a more 
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extensive range of goods and services than the neighborhood centers which are 
strategically located throughout the planning area. This community center loca- 
tion was chosen because of a relatively central location, a conflux of major 
streets providing ready vehicle access, sufficient vacant land area for develop- 
ment with adequate parking, and the added feature of being within an established 
shopping area. This center would provide for about 150,000 square feet of store 
space and would include a junior department store and specialty shops in addition 
to a supermarket and drug stores. The neighborhood locations are recommended for 
the same reasons but are based upon a much smaller trade area and anticipated 
design for meeting the immediate needs of the customers. These centers are anti- 
cipated to occupy 5-10 acres of land, to have approximately 25-35,000 square feet 
of retail store space, and presumably to be comprised of a supermarket, drug and 


miscellaneous service stores, such as barber and beauty shops. 


It is anticipated that these centers will provide for retail stores only. In the 
attempt to eliminate the incompatibility of various stores, such as offices and 
taverns from prime retail centers, the Zoning Ordinance provisions limit ground 
floor uses in these centers to prime retail stores. The B-1l Shopping Center area 
requires the integral planning of the entire site prior to construction. The B-2 
area is similar in uses but allows development on existing smaller lots, provided 
it is consistent with strengthening the total attraction of the business areas 


for retail purposes. 


Existing shopping areas are incorporated into business area plans but will require 
improvements. The initial development of new shopping areas for the Wheeling 


planning area recognized existing shopping facilities in the Village, the invest- 
ment represented, and the business patterns they have established. However, in 
every instance improvements should be undertaken to increase the physical comfort 
and convenience of the existing facilities. Among the problems plaguing existing 
facilities are: parking, attractiveness, border conflicts with major streets, 


narrow strip zoning, and the distances between small groups of retail stores. 


Parking and related internal traffic circulation is a problem in every instance. 
The cramped space of the Wheeling Center plus the drive-in bank windows cause 
serious traffic and parking problems during peak hours. Most "'strip'’ business 
areas along Dundee Road have developed these "'shallow'’ lots so as to preclude 


convenient ingress and egress. In addition, the number of parking spaces are 
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at a minimum and are laid out without adequate traffic aisles. Only Dunhurst 
Shopping Center currently has adequate parking space to meet its needs and even 
there, steps should be taken to channel traffic to delineate parking spaces in 


order to make parking easier. 


Attractiveness is a problem, especially in comparison to the principal competition 
which has provided effective landscaping and architectural detail in order to 
enhance the area and provide a pleasant environment in which to shop. The Wheeling 
shopping areas provide none of these "extras"; in fact, they do not attempt to 
supply a minimum of housekeeping operations for street and parking areas. All 

the Wheeling areas should make a determined effort to improve appearance through 
the addition of trees, shrubs, and landscaping, by raised sidewalks, and through 
good housekeeping and maintenance practices, such as street sweeping, repair of 
pavement and preventing the ponding of water in parking areas. If the areas are 
too small to justify acquisition of a street sweeper, the Village should be in- 


terested in the community's appearance so as to provide this service on a fee basis. 


Another problem of the Wheeling business areas is the complete dependence of all 
major segments on Dundee Road for access. Only Dunhurst Shopping Center with 
entrances on Elmhurst Road and two small clusters of stores with entrances on 
Wolf Road are not solely dependent on Dundee Road for access. Because of the 
business locations strung out along Dundee Road and the traffic count of 15,000 
cars per day, street border conflicts are enormous for business uses alone. In 
addition, numerous single-family homes and apartments, churches and schools are 
involved. The widening of Dundee Road will provide some relief but wherever 


possible, the number of driveways entering directly on Dundee should be reduced. 


Solutions to problems have been illustrated. Figure 12-2 illustrates some of the 
following suggested improvements to relieve the Dundee Road-Wolf Road-Milwaukee 


Road business area congestion and to enhance the convenience of the area to 


potential customers: 


(1) Extend Center Avenue east of Milwaukee to connection with 
Dundee Road. This will open up substantial vacant area for 
improvement for parking to serve stores in the southwest 
corner of Dundee-Milwaukee Avenue. 


(2) Extend street in Item (1) to north and into residential 
area along forest preserve. Street extension will also 
assist in opening up deep business on north side of Dundee 
east of Milwaukee Road. 
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(3) 


(4) 


(5) 


(6) 


(7) 


(8) 


(9) 


Extend Wille Street north of Dundee to Strong Avenue, to 
provide additional frontage for service business develop- 
ment on 600-ft. deep lots on west side of Milwaukee north 

of Dundee. Use as secondary access to parking for Milwaukee 
Avenue service businesses. 


Extend Deborah home to the east to Wille extended and west 
to Wolf Road; to:be-used as an‘alternate route-in.this area 
and to serve additional parking for stores west of lst St. 


Provide for limited expansion of stores but major expansion 
of off-street parking facilities for stores in area between 
lst Street and the Telephone Company; major entrance to 
parking-orf of lstistreet* 


Provide additional access for Telephone Company use on 
Dundee; eliminate conflicts on Dundee Road. 


Decrease length of driveway openings in Wolf Road business 


area to assist in controlling traffic entering Wolf Road. 


Expand parking area usable to store clusters on Dundee Road 
between Wolf Road and Buffalo Creek. 


The attractiveness of Dundee Road will be enhanced considerably 
with the construction of curb-and-gutter. Provision should 

be made immediately for a community effort to landscape the 
resulting parkway and planting of trees in these available spaces. 


The improvement of the traffic circulation and additional parking for the Wheeling 


Shopping Center is illustrated in Figure 12-3. Principal suggested improvements 


shown or implied are: 


(1) 
(2) 


(3) 


(4) 


G3) 


(6) 


Open up an entrance to the south to Center Avenue. 


Relocate the drive-in teller's window at the Bank to 
take advantage of the additional storage space of 
waiting cars in new entranceway. 


Add parking@taci litlesein the rear of the-present stores 
by acquiring present vacant rear yards of adjoining 
property and improving it. 


Decrease walking distance to shopping center from rear 
parking by (a) putting entrance in rear of shops at the 
time of remodeling the rear of the stores and (b) estab- 
lishing an arcade to the front of the stores. 


Widen and channel Center Street from the new entrance to 
Milwaukee Road and design this entrance to discourage 
cars from turning west into residential areas. 


/ 
Similarly, widen Wille Street from the entrance north to 
Dundee, again forcing cars to go north after coming out of the lot. 


= 


~ 


=~ 


i 
‘ 
sh 
*F 
5 t 
a & 
3 r 
4 
» 1aeyT ss 


j tien saeO0r e84 Ve @he1 Das" antl noms aL? eee 4 
a aii ie he _ ies © rt 4G at Dictate ad ahaa 
: rt ‘ * hs a 
: Sof i 
if, @& F it.) yoos . isyy so 77 arn) sin Rate 
ako €2 Oi eiere. atte Teh (A vhs / 


3) hei Vase webs 6g) hae oa @ 


vy 
e i - 
~e 
- ee ee 2 ttm epee peep 


SYS o epee Tig, sen 
vai’? >on See Sinameedt " 
s) r= vr as oy OOM enn hi woe er aon * 7 


LoS abt < 
Maser ae | agkyoriw d 


, ry 
} ‘oa wily ae. me ennebath 


eee 
by . wae ad) eae i 


MW Ya? a 
43 i Se Sis he tl ha a 


. “5 
; : 1% 
gerne (Ayes ’ brent 


; . ney: ick Dal Soy 5 ye 4 u c {iv 


7 Cy) Fl See Fe ath’ 
+ "ft, 7 ry 
‘ Na = ‘ Shs dam af ¥ 


“ 


i 26 
whe hein ae wg 
airtas tie seus ee 
7 ' - 
' _ 
be j ‘ ‘el =4 ) : i ( 
; sii Jhnd dhe ae 
' i965 0 
i” 1 
q 
- te 
i a \ 
' j J ' } 
F UF Bee al 
Te 3) 
' 4 yj 
= l ty iri 
I 
i 
| ‘i4 ? 
i : ! r Li? } 
; i eA. Hs 
_. ai! mit * 
: ‘ 
: 
{ 


f Ati. Tt > at % ‘IG roa! _ high a yd 


4 L we Fi h Per Sau + ae 


i AG he Rego Oe vs eve ae’ alee Bur sean ti oy 7 
Shas. Of BSIRage bftes pala thaary ind girth. Rab Ca ai 


rae 


; aps le) Seoh team 60d rol yiniy args 


actksttiee ada Fees ‘auld wide 


i ) p ! VA 9 


ROAD 


SUPERMARKET 


Siti Beet 


DRUG STORE 


oor teen 


| WHEN PARKING INTRODUCED 
IN THIS AREA IN FUTURE DE- 
VELOPMENT - PARKING AISLES 
| | ' TO RUN NORTH & SOUT 


Sa Sen een eeeeaqeeses 


ee ee 


WILLE 


t+ 


le 


GENTER 
T i T T 
| | 
1 ! i if 
IMMEDIATE JMPROVEMENTS ~~~ PERMITTED TRAFFIC MOVEMENTS 
wet ecnno- EVENTUAL DEVELOPMENT ERRRES59—S—s« WALK - WAY AREAS 


NOTE: ADDITION RETAIL SPACE ONLY IF ADDITIONAL 
PARKING SPACE IS PROVIDED. 


EILGUIRES2=5 


THE PREPARATION OF THIS MAP WAS FINANCIALLY AIDED THROUGH 
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HOUSING AND HOME FINANCE AGENCY, UNDER THE URBAN PLANNING 

ASSISTANCE PROGRAM AUTHORIZED BY SECTION 701 OF THE HOUSING 
ACT OF 1954, AS AMENDED. 
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(7) Require proper parking by delineating parking spaces by 
barriers, curbs, and landscaped areas. 


(8) Landscape and make the entire area more attractive; plant 
visual screens between parking areas and adjoining residential 
areas. 


(9) Move taxi-stand away from corner to provide turning lanes 
into the center on Wille. 


(10) Prohibit any additional business space expansion until 
additional parking is provided. 
Figure 12-4 illustrates the Dundee Road-Elmhurst Road-McHenry Road area and 
shows improvements as well as a suggested layout for the proposed Community 
Shopping Center in the triangle. In each instance, adequate parking and control 
of tratfic has been stressed, providing at the same time for additional retail 


store space. 


The Buffalo Creek Shopping Center is only one of several possible layouts 

which could be designed for this area. The plan as proposed can be utilized 

by the Planning Commission in reviewing the integrated shopping center as re- 
quired in the B-l Shopping Center zoning district. Some of the physical features 


stressed are: 
(1) Adequate parking. 


(2) Limited number of driveways requiring good traffic circulation 
within the center itself. 


(3) Tying the proposed parking areas north of Buffalo Creek to 

the larger area south of the creek by a pedestrian bridge 

structure which will also contain specialty shops, restaurants, 

etc. This bridge-building would be similar to tne ‘Old London 

Bridge" and the bridges presently existing in Venice. 
The center is not a regional center such as Randhurst. It is, however, contem- 
plated to be larger than the present neighborhood center. It would contain, in 
addition to the supermarket ,adrug store, variety store, and junior department 
store, thereby providing a wider range of merchandise and, if properly designed, 
a very attractive center. The creek area itself would be used for flood reten- 


tion basins, so that the flood plain area can be utilized for playgrounds for 


children and rest areas for shoppers, including picnic tables, etc. 
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A practical limitation of additional retail space in small areas is imposed by 

the proposed zoning ordinance parking provision. The parking requirements impose 
an absolute minimum of the number of car spaces for each type of business activity 
but also require adequate spaces to handle all of the vehicles using a business 
area. Enforcement of this provision will preclude the construction of additional 
retail space if parking is inadequate or would become inadequate with the con- 


struction or use of the proposed space. 


Physical Improvements are not enough to solve all business area problems. The 


physical improvements suggested will provide the physical comforts of shopping 
in one of the Wheeling centers--ease of access, parking, and attractiveness of 
the areas. It will not provide all of the means to compete effectively with 
other areas. The merchants will have to provide a wide range of merchandise 
priced competitively, pleasant surroundings, and good service to supplement the 
physical structures and layouts, to be successful. The importance of the merch- 
andising function cannot be too strongly stressed. Regardless of the physical 


appearance of the centers, the merchants still must satisfy the customers. 
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